
 
 NOTICE OF PUBLIC MEETING 

       TUESDAY, NOVEMBER 18, 2025 – 6:00 P.M. 
BOARD OF ADJUSTMENT MEETING 

AGENDA 
 

 
 

I. MEETING CALLED TO ORDER 
 

II. ROLL CALL 
 

III. APPROVAL OF MINUTES: SEPTEMBER 3, 2025 
 

IV. REQUEST FOR VARIANCE BY JASON & MICHELLE FRANK 
 
            Appeal by Jason and Michelle Frank to construct a new home and detached two-     
            car garage at their residence located at 785 Bismark Ave. The proposed height of  
            the home would exceed the maximum building height of 35’ in the R-1 zoning    
            district permitted by Section 400.130 of the Glendale Zoning Code, and the  
            proposed garage would exceed the maximum building height of 20.’  
 

V. PUBLIC HEARING: 785 BISMARK AVE. VARIANCE REQUEST 
 

VI. MISCELLANEOUS 
 

VII. ADJOURNMENT 
 
This meeting will be held at the Glendale City Hall Auditorium at 424 N. Sappington Road 
and will be open to the public. 
 
 

  
Gabrielle Wesche___  
Gabrielle Wesche 
Community Engagement Officer                   POSTED: NOV. 13, 2025 – 2:00 P.M. 
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MINUTES 
BOARD OF ADJUSTMENT MEETING 

SEPTEMBER 3, 2025 –6:00 p.m. 
 
CALL TO ORDER A meeting of the Board of Adjustment of the City of Glendale was held on 

Wednesday, September 3, 2025. Chairman Lane called the meeting to 
order at 6:00 p.m. 
 

ROLL CALL Members Present                                           Members Absent                       
Susan Schoen                                                 Mark Hewlett 
Ken Finnerty 
Chairman Thomas Lane 
 
Alternate Members Present 
Wrenn Kates 
 
Also present were Frank Johnson, City Administrator; Gabby Macaluso, 
Deputy City Clerk; City Attorney Allie Sievers; Court Reporter Mark 
Arndt. 
 

APPROVAL OF MINUTES 
 

Moved by Mr. Finnerty, seconded by Ms. Kates and unanimously carried, 
to approve the minutes from the May 7, 2025 meeting as submitted.  
 

BOARD OF ADJUSTMENT 
CHAIRMAN & VICE 
CHAIRMAN ELECTION 
 

Ms. Sievers explained that the Board of Adjustment is required to elect a 
new chairman and vice chairman each year to serve for a one-year term.  
 
Ms. Kates nominated Mr. Lane to serve as chairman and Mark Hewlett as 
Vice Chairman for a one-year term. 
 
The motion was first by Mr. Finnerty and seconded by Ms. Schoen 
determining that Mr. Lane will serve as Board of Adjustment chairman and 
Mr. Hewlett will serve as Board of Adjustment vice chairman from 
September 3, 2025 to September 3, 2026. 
 

VARIANCE REQUEST – 
Distance of Accessory 
Building from Main Building 
– Michael Simon, 47 Berry 
Wood Dr. 
 
 
 
 
 
 
 

Mr. Johnson explained that the applicant proposes constructing a new 
detached garage in the rear yard of the house. Section 400.070(3) of the 
Glendale Municipal Code requires that accessory buildings which are not 
part of the main building be located no closer than 10’ to any other 
building. 
 
Mr. Dennis Sharp with Coach House of St. Louis was sworn in by the 
court reporter and presented the applicant’s variance request noting that 
they would like to construct a 16’ x 24’ garage approximately 1’ away from 
a small existing covered wood deck and 6.9’ away from the north side of 
the house.  
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Mr. Simon, the applicant and homeowner, was sworn in by the court 
reporter and explained with Mr. Sharp that the variance for the proposed 
detached garage is necessary because a 10’ wide sewer easement on the 
northern border of the property restricts the buildable area of the lot and 
makes it narrower than it would be otherwise. They also noted that there is 
a drop off at the rear of the property that further limits where and how a 
garage could be located on the property.  
 
Mr. Simon submitted photos of his property showing the area where the 
proposed garage would be located.  
 
Chairman Lane asked if anyone in the audience would like to make a 
public comment. There was no public comment. 
 
City Attorney Allie Sievers entered into the record the following exhibits: 

1. Mr. Simon’s Board of Adjustment Application 
2. The executive summary produced by the City Administrator and 

provided to the Board of Adjustment.  
3. The City of Glendale’s Zoning Code 
4. The photos submitted by the applicant.  

 
Mr. Johnson clarified that there will be two separate variances with their 
own motions.  
 
Mr. Lane asked if anyone in the audience would like to make a public 
comment.  
 
Ms. Kates made a motion to approve the variance requesting approval to 
construct an accessory building less than 10 feet away from a main 
building as required by Section 400.070(3). 
 
The proposed resolution is as follows: 
 
WHEREAS, the Board of Adjustment of the City of Glendale, Missouri, 
does find and determine that the above-described property is in Zoning 
District R-1, which said district requires accessory buildings which are not 
part of the main building to be not closer than 10 feet from the main 
building or another accessory building; and 
 
WHEREAS, the applicant desires to construct a detached garage 6.9 feet 
from the main building which would be in violation of the Zoning Code of 
the City of Glendale Section 400.070(3); and 
 
WHEREAS, the Board finds that the property on which such violation is 
proposed possessed the following extraordinary or exceptional situations 
not generally prevalent in the neighborhood which would result in peculiar 
and exceptional practical difficulties or exceptional and undue hardship on 
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the owner of such property as set out below, if the strict application of the 
zoning regulations as to setback were followed: 
 
The property contains a 10-foot-wide sewer easement on the northern 
border of the property that significantly reduces the buildable area of the 
lot and effectively restricts development of accessory buildings; and causes 
the lot to function as though it were narrower that its actual recorded 
dimensions. And, further the unique topography of the backyard has 
significant drop-off and the requirement of the applicant to install fire 
blocking materials in the garage to limit the risk of fire spreading to the 
main structure. 
 
NOW THEREFORE BE IT RESOLVED, that the appeal of the above 
applicant for a variance in the strict application of the zoning regulations 
is approved based on the findings of fact set out above. 
 
The applicant is hereby authorized to construct an detached garage 
pursuant to the Coach House Garages plans dated July 25, 2025, as 
submitted to the City of Glendale, that would be located 6.9 feet from the 
north side of the house. 
 
The Building Commissioner of the City is instructed to act accordingly. 
 
The motion was seconded by Mr. Finnerty.  
 
The voice vote was as follows: 
 
Susan Schoen                             “Aye” 
Chairman Thomas Lane             “Aye” 
Wrenn Kates                              “Aye” 
Ken Finnerty                              “Aye” 
Mark Hewlett                              Absent 
 
The motion passed with a vote of 4 Aye, 0 Nay, and 1 Absent 
 

ADJOURN Ms. Kates motioned to adjourn the meeting. The motion was seconded by 
Mr. Finnerty and unanimously carried to adjourn the meeting at 6:27 p.m. 
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City of Glendale – Board of Adjustment  

424 N. Sappington Road   

Glendale MO 63122  

 
Re: Variance Request – 785 Bismark Avenue Dear Members of the Board of Adjustment,  

On behalf of the homeowners at 785 Bismark Avenue, NJL Custom Homes respectfully submits 
this request for a variance due to unique topographical conditions that create a practical difficulty 
in meeting the City’s zoning height regulations.  

The subject property presents significant grading challenges, with the lot dropping approximately 
30 feet from the top of grade at elevation 554 down to 524 at the rear. The proposed top of 
foundation is at elevation 550, which is approximately four feet below the curb elevation, 
illustrating that the home is actually set into the existing grade rather than above it. However, 
under the City’s method of calculating the Average Grade Elevation (AGE) across the full lot, 
this natural slope causes both the home and the detached garage to appear taller on paper than 
they will present in the field. 

To further clarify the impact of this calculation method, the detached garage has an AGE of 
544.325'. When compared to the front elevation grade of 548', its measured height of 27.125' 
results in a calculated height of approximately 32.3', which is above the maximum allowed. This 
increased “paper height” is a direct result of the significant grade drop across the lot—not 
because of excessive massing or an unusually tall structure. The garage roof pitch also matches 
the roof pitches of the front gables of the main home, ensuring that when viewed from the street, 
the garage blends seamlessly with the overall architectural design and maintains a consistent and 
harmonious appearance. 

Strict application of the height limitation does not reasonably account for this extreme grade 
differential or the design adjustments required to address it. The proposed home’s roofline, 
massing, and detached garage design are fully consistent with other new construction homes in 
the surrounding neighborhood and clearly meet the intent of the City’s architectural and aesthetic 
standards. 

The Architectural Review Board has reviewed the plans and acknowledged both the site’s 
challenges and the appropriateness of a variance in this case. Requiring strict compliance would 
impose unnecessary hardship on the property owners by forcing substantial design changes that 
would compromise the structure’s functionality, architectural integrity, and visual balance. 
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The requested variance will not alter the essential character of the neighborhood or negatively 
impact adjacent properties. Instead, it allows the home and detached garage to fit harmoniously 
within the streetscape while appropriately responding to the lot’s topographical constraints. 

For these reasons, we respectfully request the Board’s approval of this variance to allow the 
proposed home and detached garage to proceed as designed. 

 

 

Sincerely,  

NJL Custom Homes   
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October 30, 2025 
 
 
Dear Property Owner/Resident: 
 
The Board of Adjustment of the City of Glendale will hold a public hearing on Tuesday, 
November 18, 2025, at 6:00 p.m. in the Glendale Auditorium, located at 424 N. Sappington 
Road, Glendale, MO 63122, to consider the following appeal: 
 
Jason and Michelle Frank have submitted an appeal requesting approval to construct a new home 
and detached two-car garage at their residence located at 785 Bismark Ave. The proposed height 
of the home would exceed the maximum building height of 35’ in the R-1 zoning district permitted 
by Section 400.130 of the Glendale Zoning Code, and the proposed garage would exceed the 
maximum building height of 20’.  
 
The Board of Adjustment Ordinance requires that adjoining property owners be notified when 
plans are to be reviewed by the Board of Adjustment (BOA).  The BOA will meet to consider the 
plans submitted by Mr. and Mrs. Frank at this Board of Adjustment meeting. This meeting is 
open to the public and you are welcome to attend. If you wish to submit written comments 
regarding this appeal, please email to permits@glendalemo.org or mail/deliver to City Hall.  
 
A copy of the plans are available for review at Glendale City Hall (open Monday-Friday, 8:00 
am to 5:00 pm) or on the city’s website at www.glendalemo.org/BOAprojects.   
 
Should you have any questions about this upcoming meeting, please do not hesitate to contact 
me. 
 
Thank you, 
 
Gabrielle Wesche 
Community Engagement Officer 
314-909-3023 
gmacaluso@glendalemo.org  

mailto:permits@glendalemo.org
http://www.glendalemo.org/BOAprojects
mailto:gmacaluso@glendalemo.org


Name Address City, State Zip
RESIDENT/OWNER 	765 BISMARK AVE. GLENDALE, MO 63122
RESIDENT/OWNER 	9856 MADISON AVE. GLENDALE, MO 63122
RESIDENT/OWNER 	9854 MADISON AVE. GLENDALE, MO 63122
RESIDENT/OWNER 	9858 MADISON AVE. GLENDALE, MO 63122
RESIDENT/OWNER 	9860 MADISON AVE. GLENDALE, MO 63122
RESIDENT/OWNER 1326 N BERRY RD. GLENDALE, MO 63122
RESIDENT/OWNER 791 BISMARK AVE. GLENDALE, MO 63122
RESIDENT/OWNER 1320 N BERRY RD. GLENDALE, MO 63122
RESIDENT/OWNER 39 GLENHAVEN DR. GLENDALE, MO 63122
RESIDENT/OWNER 37 GLENHAVEN DR. GLENDALE, MO 63122
RESIDENT/OWNER 1194 N BERRY RD. GLENDALE, MO 63122
RESIDENT/OWNER 41 GLENHAVEN DR. GLENDALE, MO 63122
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